
   APPRAISAL TECHNOLOGY, LLC 

220 South River Drive × Tempe, Arizona 85281 ×  (480) 446-9600 × Fax: (480) 446-9615 

 

 

AN APPRAISAL REPORT OF THE VACANT RURAL RESIDENTIALLY ZONED LAND 

LOCATED ALONG THE SOUTH SIDE OF FRYE ROAD JUST WEST OF MCKENZIE 

MCKENZIE ROAD  IN PINAL COUNTY , ARIZONA.  

 

   PROJECT:   M697201X 

   HIGHWAY:   STATE ROUTE 24 (GATEWAY HIGHWAY)  

   SECTION:   ELLSWORTH ï IRONWOOD ROAD  

   ADOT PARCEL:  L-C-141 

 CONTRACT:  CTR054962-1 

   OWNER:   STATE OF ARIZONA  

 

 

PREPARED FOR 

 

ARIZONA DEPARTMENT O F TRANSPORTATION  

1655 WEST JACKSON STREET 

PHOENIX, ARIZONA 850 07 

 

 

ATTENTION  

 

MR. TIMOTHY  F. O'CONNEL L, JR. 

APPRAISAL SECTION SUPERVISOR 

 

 

 

A.T. I. FILE NO.:  VEE72211OB 

 

 

 

DATE OF REPORT 

 

DECEMBER 22, 2021 

 

 

EFFECTIVE DATE OF VA LUATION  

 

NOVEMBER 17, 2021 

 

 

PREPARED BY 

 

ZACH SINAY, MAI, R/W -AC  

CERTIFIED GENERAL REAL ESTATE APPRAISER CERTIFICATE NO. 31199 

 

 

 



 

 

December 22, 2021 

 

A.T.I. File No.: VEE72211OB 

 

TO: Arizona Department of Transportation  

 Appraisal, ADOT Mail Room 1655 West Jackson Street 

 Phoenix, Arizona 85007 

 

ATTN: Mr. Timothy F. O'Connell, Jr. 

 Appraisal Section Supervisor  

 

RE: An Appraisal Report of the vacant rural residentially zoned land located along the south 

side of Frye Road just west of McKenzie Road in Pinal County, Arizona. 

 

Dear Mr. OôConnell: 

 

As you requested, I have appraised the "As Is" Market Value of the aforementioned property.  The 

purpose of the appraisal is to estimate the market value of the subject property as of the effective date 

of value. 

 

I have performed no services, as an appraiser, or in any other capacity, regarding the property that is 

the subject of this report within the three-year period immediately preceding acceptance of this 

assignment.  

 

The intended users of this report are Arizona Department of Transportation. The intended use of 

the appraisal report is for disposition decisions to be made by the client. This report is not intended 

for any other use or any other users. 

 

The subject of this report is vacant residential land that is a portion of parcel number 104-08-016D 

totaling 47,837 square feet.  

 

This report was prepared under the Appraisal Report option of Standards Rule 2-2(a) of the 2020-

2021 edition of USPAP. As USPAP gives appraisers the flexibility to vary the level of information 

in an Appraisal Report depending on the intended use and intended users of the appraisal, I adhere 

to the Appraisal Technology internal standards for an Appraisal Report- Standard Format. This 

type of report has a moderate level of detail. It summarizes the information analyzed, the appraisal 

methods employed, and the reasoning that supports the analyses, opinion, and conclusions. It meets 

or exceeds the former Summary Appraisal Report requirements that were contained in the 2012-

2013 edition of USPAP. For additional information, please refer to Addendum USPAP Reporting 

Options.  

 

The subject is currently vacant land with no long term lease encumbrance; thus, Fee Simple Estate is 

considered. 
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An environmental study has not been provided. The appraiser have not identified any toxic waste 

and/or possible hazardous contaminant on the site; however, it does not mean that such materials do 

not exist.  The appraiser is without the expertise to identify and/or detect such substances.  Because 

of the liability generated if toxic wastes and/or contaminants are found on the proposed site, it is 

strongly recommended that a specialist in the detection of toxic waste be retained to investigate for 

possible contamination.  

 

This appraisal assignment was drafted to adhere to the standards and practices of the Appraisal 

Institute, plus the guidelines and recommendations set forth in the Uniform Standards of Professional 

Appraisal Practice (USPAP) by the Appraisal Foundation. 

 

Based on the information found in my investigation, the appraiser is of the opinion that the "As Is" 

Market Value of the subject, as of November 17, 2021, is: 

 

ONE HUNDRED FORTY THOUSAND DOLLARS  

 ($140,000.00) 

 
AUDITING BREAKDOWN  

 

Land:    $140,000 
Improvements:  $           0 

Severance:  $           0 

Special Benefits: $           0 
Cost to Cure:  $           0 

Total   $140,000 

 

Respectfully submitted, 

 

 

 

 

Zach Sinay, MAI, R/W-AC 

Certified General Real Estate Appraiser  No. 31199 
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FACTS AND CONCLUSIONS 

TYPE OF PROPERTY: Vacant rural residentially zoned land 

  

LOCATION:  The subject is located along the south side of Frye 

Road just west of McKenzie Road in Pinal 

County, Arizona. 

  

REPORT PURPOSE: The purpose of this appraisal is to estimate the 

"As Is" Market Value of the subject property. 

  

TAX PARCEL NUMBER (S):  Portion of 104-08-016D 

  

SITE AREA:  According to information provided by the client, 

the subject of this appraisal totals 1.09 acres or 

47,837 square feet. 

  

ZONING:  GR, General Rural; Pinal County 

  

FLOOD ZONE:   The subject site is located in an area denoted as 

being in an "X" Flood Hazard Area, as found on 

Federal Emergency Management Agency Flood 

Insurance Rate Map number 04021C0200E based 

on the December 4, 2007 flood data.  

 

IMPROVEMENTS:  None 

  

HIGHEST & B EST USE: Hold for future residential development 

 

DATE OF VALUATION:  

 

November 17, 2021 

  

ñAS ISò MARKET VALUE: $140,000 
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SCOPE OF WORK 

The practice of appraisal can be considered to be less of a science dictated by strict rules and more 

of an art, in which rules guide the appraiser towards a trustworthy, responsible and credible 

valuation. The Uniform Standards of Professional Appraisal Practice (USPAP) provides 

guidelines for this process to be undertaken through the Scope of Work Rule, to which all appraisal 

professionals must adhere. 

 

The USPAP 2020-2021 SCOPE OF WORK RULE states: 

 

For each appraisal and appraisal review assignment, an appraiser must: 

 

1. identify the problem to be solved;  

2. determine and perform the scope of work necessary to develop credible assignment results; 

3. and disclose the scope of work in the report.  

 

An appraiser must properly identify the problem to be solved in order to determine the appropriate 

scope of work. The appraiser must be prepared to demonstrate that the scope of work is sufficient 

to produce credible assignment results. (The Appraisal Foundation, USPAP 2020-2021 edition, Pg. 12) 

 

Comment: Scope of work includes, but is not limited to: 

Á the extent to which the property is identified; 

Á the extent to which tangible property is inspected; 

Á the type and extent of data researched; and 

Á the type and extent of analyses applied to arrive at opinions or conclusions. 

 
Appraisers have broad flexibility and significant responsibility in determining the appropriate scope 

of work for an appraisal, appraisal review, and appraisal consulting assignment. 

  

Credible assignment results require support by relevant evidence and logic. The credibility of 
assignment results is always measured in the context of the intended use. 

 

For this individual assignment, the appraiser shall address the three aspects of the Scope of Work 

Rule; Problem Identification, Scope of Work Acceptability and Disclosure Obligations. 

 

PROBLEM IDENTIFICATION (PURPOSE):  

 

An appraiser must gather and analyze information about those assignment elements that are 

necessary to properly identify the appraisal or appraisal review problem to be solved. (The Appraisal 

Foundation, USPAP 2020-2021 edition, Pg. 12) 

 

The purpose of the appraisal is to estimate the "As Is" Market Value of the subject property as of 

November 17, 2021 (Date of Inspection). 
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INTENDED USE/USERS: 

 

The use of this appraisal report is for disposition decisions to be made by the client. The intended 

users of this report are Arizona Department of Transportation and their affiliates. This report is not 

intended for any other use or any other users. 

 

The value reported is based upon cash or its equivalent.  This appraisal assignment was drafted to 

adhere to the Code of Professional Ethics, Bylaws, Regulations and Standards of Professional 

Appraisal Practice of the Appraisal Institute, plus the Uniform Standards of Professional Appraisal 

Practice promulgated by the Appraisal Standards Board of the Appraisal Foundation. 

 

EFFECTIVE DATE OF VA LUE: 

 

November 17, 2021 

 

DATE OF INSPECTION:  

 

November 17, 2021 

 

INTEREST VALUED : 

 
The subject property is vacant land with no known lease encumbrances and thus, the Fee Simple 
Estate is considered. The Fee Simple Estate is defined as follows: 

 

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations 

imposed by the governmental powers of taxation, eminent domain, police power, and escheat. 

Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 

2015). 

 

In the estimate of value, typically four interdependent factors must be considered as follows: 

 

 Å Utility - the ability of a product to satisfy a human want, need or desire. 

 

 Å Scarcity - the present or anticipated supply of an item relative to the demand for it. 

 

 Å Desire - a purchaser's wish for an item to satisfy human needs (e.g., shelter, clothing,       

food, companionship) or individual wants beyond the essentials to support life. 

 

 Å Effective Purchasing Power - the ability of an individual or group to participate in a         

market, i.e., to acquire goods and services with cash or its equivalent. 
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MARKET VALUE DEFINIT ION:  

 

Following is the definition of Market Value as provided by the client. 

 

Market value as utilized in this report is defined as "the most probable price estimated in 

terms of cash in United States dollars or comparable market financial arrangements which 

the property would bring if exposed for sale in the open market, with reasonable time 

allowed in which to find a purchaser, buying with knowledge of all the uses and purposes 

to which it was adapted and for which it was capable."(Arizona Revised Statute 28-7091). 
 

EXTRAORDINARY ASSUMPTION :  

 

An assignment-specific assumption as of the effective date regarding uncertain information used in 

an analysis which, if found to be false, could alter the appraiserôs opinions or conclusions. 

 

Comment: Uncertain information might include physical, legal, or economic characteristics of the 

subject property, or conditions external to the property, such as market conditions or trends; or the 

integrity of data used in an analysis. (The Appraisal Foundation, USPAP 2020-2021 edition) 

 

It is an Extraordinary Assumption that there have been no past events that may cause a Rule B 

calculation triggering a recalculation of the subjectôs Limited Property Value. If a recalculation 

occurs, an increase or decrease in the subject's Limited Property Value may follow, resulting in 

what could be a significant change in the subjectôs taxes and potentially change the conclusions 

within this report. 

 

A title report was provided. However, the title report is from 2017 and shows information prior to 

the current ownership gaining title to the property. This title report would not include any new 

easements or property conditions added to the site after acquisition by the current ownership. It is 

assumed that  based upon a review of the available property information, there do not appear to be 

any easements, encroachments, or restrictions other than those that are typical for the property 

type. Thus, it is an extraordinary assumption of my valuation that there are no adverse impacts 

from easements, encroachments, or restrictions on the subject property and further assumes that 

the subject has a clear and marketable title. 

 

Based on the subject zoning code, a minimum lot size of 54,450 square feet or 1.25 acres of land area 

is required in order to develop a single family residence. According to Ryan Green with Pinal County 

zoning department, a variance would be required and due to the circumstances of the site and reason 

for its site size, a variance allowing for single family residential development would likely be 

approved. It is an Extraordinary Assumption that this variance would be approved by Pinal County.  

 

HYPOTHETICAL CONDITION :  

 

A condition, directly related to a specific assignment, which is contrary to what is known by the 

appraiser to exist on the effective date of the assignment results, but is used for the purpose of 

analysis. 
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Comment: Hypothetical conditions are contrary to known facts about physical, legal, or economic 

characteristics of the subject property; or about conditions external to the property, such as market 

conditions or trends; or about the integrity of data used in an analysis. (The Appraisal Foundation, 

USPAP 2020-2021 edition) 

 

No Hypothetical Conditions were used in this report. 

 

SCOPE OF WORK ACCEPTABILITY:  

 

The scope of work must include the research and analyses that are necessary to develop credible 

assignment results.  

 

An appraiser must not allow assignment conditions to limit the scope of work to such a degree that 

the assignment results are not credible in the context of the intended use.  

 

An appraiser must not allow the intended use of an assignment or a clientôs objectives to cause 

the assignment results to be biased. (The Appraisal Foundation, USPAP 2020-2021 edition. Pg. 12) 

 

The client has requested that the appraiser estimate the "As Is" Market Value of the subject 

property. In order to credibly perform this task, the appraiser has followed these general guidelines: 

 

- determination of problem and applicable Hypothetical Conditions or Extraordinary 

Assumptions 

- research on the subject property, including but not limited to: ownership history, 

applicable liens and easements, physical characteristics (i.e. size, topography), relevant 

subject data (i.e. leases and financial statements for income producing properties) 

- selection of, research on and collection of market data for the subject neighborhood 

- site inspection 

- analysis and synthesis of Highest and Best Use of the subject property 

- selection of valuation methodology, subsequent research as is applicable, including 

market participant and market expert research (i.e. Sales Comparison Approach, Cost 

Approach, Income Approach, sales or rent comparable properties) 

- analysis and conclusion of valuation methodology(ies) 

- reconciliation of valuation methodology results 

- conclusion of probable estimated market value 

 

DISCLOSURE OBLIGATIONS:  

 

The report must contain sufficient information to allow the client and other intended users to 

understand the scope of work performed. The information disclosed must be appropriate for the 

intended use of the assignment results. (The Appraisal Foundation, USPAP 2020-2021 edition) 

 

Comment: Proper disclosure is required because clients and other intended users rely on the 

assignment results. Sufficient information includes disclosure of research and analyses performed 

and might also include disclosure of research and analyses not performed. 

 

The appraiser has broad flexibility and significant responsibility in the level of detail and manner 

of disclosing the scope of work in the appraisal report or appraisal review report. The appraiser 
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may, but is not required to, consolidate the disclosure in a specific section or sections of the report, 

or use a particular label, heading or subheading. An appraiser may choose to disclose the scope of 

work as necessary throughout the report.  

 

AREA ANALYSIS DATA SOURCES:  

 

As part of this appraisal assignment, the appraiser made a number of independent investigations 

and analyses. Data retained in office files, which are updated regularly, was relied on. Affidavits 

of Property Value were checked to verify information. Maps, aerials and zoning obtained from 

Pinal County were checked and also information provided by the client.  

 

The Arizona State and Phoenix Metro area data was taken from many sources including without 

limitation Arizona State University, Arizona State Department of Economic Security and the U.S. 

Census Bureau. 

 

All market data was confirmed from one or more of the following sources as indicated on the 

individual sales:  Pinal County Assessor's Office (www.pinalcountyaz.gov), Maricopa County 

Assessorôs Office (www.maricopa.gov), Affidavit of Property Value, Real Quest 

(www.realquest.com), CoStar Realty Information (www.costar.com), FLEXMLS Data Systems 

(www.flexmls.com), owners or their representatives, and/or Real Estate Brokers and/or Agents. 

 

NEIGHBORHOOD AND ANALYSIS:  

 

The neighborhood was observed and the contents of this report express my opinions of what was 

found and observed.  

 

SITE DESCRIPTION AND ANALYSIS:  

 

The site description and analysis was based on my personal physical inspection, information 

obtained from the client, and from information obtained from the Pinal County Engineering, 

Planning and Zoning Departments. 

 

DATA SOURCES: 

 

Site Data  
  Size Client 

  
Other  
  Flood Zone FEMA 

  Zoning Pinal County 

 

LEGAL DESCRIPTION:  

 

The legal description can be found within title report which is located in the Addenda.  

 

 

 

http://www.pinalcountyaz.gov/
http://www.maricopa.gov/
http://www.realquest.com/
http://www.costar.com/
http://www.flexmls.com/


Appraisal Technology, LLC  10 

 

OWNERSHIP:  

 

The owner of record as provided by Pinal County is: 

 

Owner Name:   STATE OF AZ 

Mailing Address:  205 S 17TH AVE #MD612E, PHOENIX AZ 85007-3212 C016 

HISTORY:  

 

The property was purchased by the Arizona Department of Transportation for the development of 

the Gateway Highway (State Route 24) that will be located adjacent to the south of the subject. 

The appraiser is unaware of any transactions over the previous three years and the property has not 

been reported as being listed for sale previously.  

 

SCOPE OF VALUATION METHODOLOGY:  

 

The valuation process is an orderly program in which data used to estimate value of the subject 

property is acquired, classified, analyzed, and presented. The first step in the process is to define the 

appraisal problem, i.e., identify the real estate, the effective date of the value estimate, the property 

rights being appraised, and the type of value sought. Once this has been accomplished, the appraiser 

collects and analyzes the factors that affect the fair market value of the subject property. These factors 

are addressed in the area and neighborhood analysis, the site and improvement analysis, and the 

highest and best use analysis. They are then applied to the subject property in the discussion of the 

three approaches to value. 

 

The Cost Approach, Sales Comparison, and Income Capitalization Approaches are widely accepted 

methods of estimating value of an income producing property. Each approach is described briefly 

here and discussed in detail in the analysis of each. 

 

To apply the Cost Approach, the depreciated replacement cost of the improvements is added to the 

value of the land as though vacant, derived through sales comparison, to arrive at a value estimate for 

the subject property. This approach is most reliable when the improvements are new or nearly new 

and represent the highest and best use of the site. The subject is vacant land with no improvements; 

thus, the Cost Approach will not be utilized. 

 

The Sales Comparison Approach is an approach through which an appraiser derives a value indication 

by comparing the property being appraised to similar properties that have been sold recently, applying 

appropriate units of comparison and making adjustments, based on the elements of comparison, to 

the sale prices of the comparable sales. The Sales Comparison Approach will be utilized in valuation 

of the subject property.  

 

The Income Capitalization Approach can be analyzed by one of two methods: 1) Direct Capitalization 

or 2) Discounted Cash Flow. 

 

The subject property is not encumbered by a lease, has no vertical improvements, and does not 

produce any income. Therefore, the Income Capitalization Approach will not be utilized. 

 

Due to the fact that the subject is vacant land, the Sales Comparison Approach is the only approach 

utilized in this report. 
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MARKETING TIME:  

 

1. The time it takes an interest in real property to sell on the market sub-sequent to the date of an 

appraisal. 

 

2. An opinion of the amount of time it might take to sell a real or personal property interest at 

the concluded market value level during the period immediately after the effective date of an 

appraisal. Marketing time differs from exposure time, which is always presumed to precede 

the effective date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of 

The Appraisal Foundation and Statement on Appraisal Standards No. 6, ñReasonable 

Exposure Time in Real Property and Personal Property Market Value Opinionsò address the 

determination of reasonable exposure and marketing time.) Appraisal Institute, The 

Dictionary of Real Estate Appraisal, 6th ed. (Chicago Appraisal Institute, 2015). 

 

Based on market evidence, if the subject is placed on the market for sale at the appraised market value, 

with an intensive marketing program, the property should be sold and closed within six to twelve 

months. If a property is priced considerably above market it will stay on the market for a considerably 

longer period of time than if it is priced at market levels.  This can be shown within the market by 

examining the comparable salesô time on the market given their respective sale prices. 

 

EXPOSURE TIME:  

 

An opinion, based on supporting market data, of the length of time that the property interest being 

appraised would have been offered on the market prior to the hypothetical consummation of a sale 

at market value on the effective date of the appraisal. (The Appraisal Foundation, USPAP 2020-2021 

edition) 
 

The appraiser researched the subjectôs market area for similar type properties that were exposed with 

an intense marketing program and considered to be marketed within a reasonable exposure time. 

Based on market evidence, properties similar to that of the subject, and within the subjectôs 

neighborhood sold and closed within six to twelve months. 

 

HAZARDOUS WASTES: 

 

The appraiser was not provided with a copy of any environmental studies. If toxic waste and/or 

contaminants are detected on the subject property, the value estimate appearing in this report is null 

and void.  If a re-appraisal is required, it will be made at an additional charge and upon receipt of any 

additional information requested (i.e., what the toxic waste and/or contaminate is and the cost of 

removal) by the appraiser. No other nuisances or hazards were recognized during my on-site 

inspection of the subject property. 
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REGIONAL AND CITY DA TA 

LOCATION:  

 

The State of Arizona is located within the southwestern region of the United States. The July 2020 

population estimate puts the population of Arizona at 7,294,587.  Maricopa County is located in the 

south central part of the State of Arizona.  Maricopa County consists of numerous cities, towns and 

communities that are inter-connected through transportation corridors, economic affiliations, and 

physical/location characteristics.  

 

The cities, towns, and communities that make up the Phoenix Metropolitan area include: Apache 

Junction, Avondale, Buckeye, Carefree, Chandler, El Mirage, Fountain Hills, Gila Bend, Gilbert, 

Glendale, Goodyear, Guadalupe, Litchfield Park, Mesa, New River, Paradise Valley, Peoria, 

Phoenix, Scottsdale, Sun City/Sun City West, Surprise, Tempe, Tolleson, Wickenburg, and 

Youngtown. 

 

The subject property is located in the far southeastern portion of the Metropolitan Phoenix area, at 

the border of Maricopa County in Pinal County, Arizona.  The subject property is considered part 

of the greater Metropolitan Phoenix area and will be examined within the following regional data 

analysis.   

 

The appraiser has identified basic regional factors that may have an impact on the value of the 

subject property which includes: location, population, employment, income characteristics, cost of 

living, education, quality of life, and real estate trends.  This section will focus and analyze these 

recognized basic regional factors as they influence or affect real estate value.  

 

SOCIAL FORCES:  

 

Social forces primarily have to do with population and demographic trends.  The demographics of 

the population indicate the potential basic demand for real estate services. Arizona has experienced 

rapid population growth continuously for the last seven years, largely due to the extended period 

of strong economic growth. The state added over 112,000 residents last year which translated into 

a growth at 1.5%.  Continued job and population growth have contributed to personal income gains 

of 6.4 % in 2020. 
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Arizona Office of Economic Opportunity 

 

ECONOMIC FORCES:  

The Metropolitan Phoenix Area (Maricopa County) represents 66% of the Arizona Labor Market. 

The Maricopa County MSA had a civilian labor force of 2,407.3 at the end of August 2021. The 

current unemployment rate in Arizona is 4.6% (August 2021). Due to the COVID-19 pandemic, 

Maricopa County like the rest of the US has seen a significant increase. However, many areas of 

the workforce have re-opened and unemployment has started to decrease.  

1-Jul-20 1-Jul-19 1-Jul-2010 Number Percent

Population Est. Population Est. Population est. Change Change

Apache Junction 42,110 41,388 35,840 6,270 17.49%

Avondale 85,108 84,595 76,238 8,870 11.63%

Buckeye 87,480 81,624 50,876 36,604 71.95%

Carefree 3,794 3,771 3,363 431 12.82%

Cave Creek 5,940 5,834 5,015 925 18.44%

Chandler 272,011 266,804 236,123 35,888 15.20%

El Mirage 34,857 34,359 31,797 3,060 9.62%

Fountain Hills 24,812 24,225 22,489 2,323 10.33%

Gila Bend 2,025 2,019 1,922 103 5.36%

Gilbert 263,461 259,386 208,453 55,008 26.39%

Glendale 244,733 243,262 226,721 18,012 7.94%

Goodyear 92,865 88,870 65,275 27,590 42.27%

Guadalupe 6,400 6,373 5,523 877 15.88%

Litchfield Park 6,942 6,811 5,476 1,466 26.77%

Mesa 504,410 497,439 439,041 65,369 14.89%

Paradise Valley 14,258 14,134 12,820 1,438 11.22%

Peoria 184,469 180,161 154,058 30,411 19.74%

Phoenix 1,634,061 1,617,344 1,449,242 184,819 12.75%

Queen Creek 61,727 46,958 25,998 35,729 137.43%

Scottsdale 250,903 247,944 217,365 33,538 15.43%

Surprise 141,486 136,194 117,688 23,798 20.22%

Tempe 192,008 188,616 161,974 30,034 18.54%

Tolleson 7,227 7,085 6,573 654 9.95%

Wickenburg 7,039 6,988 6,353 686 10.80%

Youngtown 6,615 6,599 6,154 461 7.49%

Unincorporated 315,764 310,805 284,016 31,748 11.18%

METRO PHOENIX 4,492,505 4,409,588 3,856,393 636,112 16.49%

POPULATION COUNTS OF THE CITIES WITHIN METROPOLITAN PHOENIX



Appraisal Technology, LLC  15 

 

 
 

It is important to be aware that as of early March 2020, the World Health Organization declared the 

COVID-19 respiratory illness a pandemic. It is currently not yet clear to what extent, if any, market 

conditions may be impacted. There are complicating factors including volatility in the stock market 

and changes in mortgage interest rates. These factors have not yet resulted in measurable market 

condition changes for less liquid assets such as real estate. 

 

The following is based on an article published by George W. Hammond, Ph.D., director and 

research professor, EBRC. 

Arizonaôs recovery from the pandemic gained significant momentum in the second quarter. Job 

gains surged, housing permit activity remained very strong, and taxable sales remained on track 

for significant gains. The housing market grew even hotter in the second quarter, with low 

inventories, high construction materials prices, and strong demand driving median home prices 

up by 30% or more in June. Federal fiscal stimulus is gradually dissipating, but income gains are 

likely to remain robust this year as the labor market continues to recover.  

The baseline outlook calls for Arizona jobs to regain their pre-pandemic peak in the fourth quarter 

of 2021, assuming the COVID-19 vaccines remain effective against emerging variants and that 

vaccination progress outpaces the outbreak. The pessimistic scenario assumes less progress 

against the virus and thus a slower recovery. Under this assumption, Arizona jobs regain their 

prior peak in the first quarter of 2022. The optimistic scenario calls for state jobs to regain their 

prior peak in the third quarter of this year.  

Arizona Recent Developments 

Arizona posted another month of strong job gains in July, with a seasonally-adjusted increase of 

21,100. The strong gains in June were revised up to 40,300.  

As of July, Arizona has replaced 93.7% of the jobs lost from February to April of last year, which 

left the state 20,900 jobs short of the prior peak. The nation has replaced 74.5%. Since June of 

last year, Arizona has added an average of 12,800 jobs per month. If the state can maintain that 

pace, we will be back to the pre-pandemic peak in September. If we return to average monthly job 

growth during 2015-2019 (6,300 per month), then we will regain the pre-pandemic peak in 
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November. Arizona is currently on pace to regain our prior peak well before the U.S., which would 

accomplish that in April 2022 (at the pace set since last June).  

Jobs in most major industries in Arizona remained below their pre-pandemic peak in July (Exhibit 

1). Leisure and hospitality and government were the furthest behind, followed by information and 

education and health services. Trade, transportation, and utilities has added by far the most jobs 

since February 2020, followed distantly by financial activities.  

Exhibit 1: Arizona Jobs by Industry, Change From February 2020 to July 2021, Seasonally 

Adjusted, Thousands 

 

 

The stateôs seasonally-adjusted unemployment rate fell to 6.6% in July, down from 6.8% in June. 

That was above the national rate of 5.4%.  

Arizona house prices continued to rise at very rapid rates in June, with the seasonally adjusted 

median home price in Phoenix up 31.0% over the year (Exhibit 2). Tucsonôs median home price 

rose 30.1% over the year in June. Median home price gains can be distorted by changes in the mix 

of homes being sold. The Case-Shiller index measures house price appreciation using repeat sales 

of single-family homes. The latest data available for Phoenix shows a 25.9% increase over the 

year in May. Case Shiller does not publish a comparable index for Tucson. The U.S. Case-Shiller 

index rose 16.6% over the year in May.  
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Exhibit 2: Arizona Home Prices Are Rising at Very Rapid Rates  

Phoenix and Tucson median home prices and the Phoenix Case-Shiller index, over-the-year 

percent change. 

 

Home price appreciation is being driven by a mix of supply and demand-side factors. On the supply 

side, low inventories of homes for sale are a major contributing factor. Home inventories have 

been trending down since 2007 and reached new lows during the pandemic. The good news here 

is that they appear to have stabilized recently and as the pandemic unwinds, they may begin to 

trend up.  

Surging materials prices have had a significant impact on construction costs and new home prices. 

Over-the-year price increases for construction inputs continue to be strong, but as supply chains 

return to normal that is expected to gradually ease. Labor shortages will continue to be an issue 

going forward.  

Arizona housing permit activity was very strong through the first half of 2021. Seasonally adjusted 

total permits were up 26.4% in the first half of the year, compared to the same period in 2020. 

Single-family permits drove the increase by rising 41.7% while multi-family permits fell 4.6%.  

Phoenix MSA permits increased 27.0% through the first six months of 2021, compared to 2020. 

Single-family permits increased by 41.9% while multi-family permits increased 1.2%.  

Tucson MSA housing permits increased 44.8% through the first six months of 2021, compared to 

2020. Single-family permits rose by 51.8% while multi-family permits rose by 8.7%.   
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While the hot housing market was driven in part by supply-side issues, demand-side factors 

mattered as well. With the increase in remote work during the pandemic, some workers have more 

freedom to choose a residential location independent of the location of their employer. It is likely 

that some of these workers are moving from high-cost metropolitan areas (particularly in the West) 

to lower-cost locations in Arizona. Compared to many metropolitan areas in the West, Arizona 

house prices are lower and thus relatively affordable. 

Arizona Long-Run Outlook 

The long-run outlook for Arizona calls for continued strong growth. The state is forecast to 

generate job, income, and population gains at a much faster pace than the nation. Phoenix 

generates rapid gains, well in excess of the nation and faster than the state average. Tucson also 

grows during the 30-year period, but at a pace close to the national average.  

Arizonaôs population is projected to reach 10.0 million by 2051, which is an increase of 2.8 million 

over the 30 year period. That population growth is primarily driven by net migration because 

natural increase falls during the forecast period (Exhibit 3). Overall, Arizonaôs population growth 

averages 1.1% per year during the next 30 years, well above the expected national rate of 0.4% 

per year.  

Exhibit 3: Net Migration into Arizona Drives Population Growth During the Next 30 Years  

Arizona Annual Net Migration and Natural Increase (Births minus Deaths) 
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Arizona job growth is also forecast to be rapid during the next 30 years, with the state adding 1.5 

million jobs (for an annual growth rate of 1.4%). That is well above the expected national rate of 

0.6% per year.  

 

During the next 30 years, education and health services; leisure and hospitality; and professional 

and business services add the most jobs. These three sectors are expected to account for 67.6% of 

state job gains. 

 

Jobs in Phoenix are forecast to reach 3.4 million by 2051, up 1.2 million during the period. That 

translates into growth of 1.5% per year, more than double the national pace (Exhibit 9). Tucson 

is forecast to add 104,000 jobs, with employment reaching 489,000. That translates into growth 

of 0.8% per year.  

 

Exhibit 4: Phoenix Job Growth Outpaces Tucson, Both Grow Faster than the Nation  

 

Annual Job Growth 

 
 

Job gains translate into real income gains during the period. Overall, per capita real income for 

Arizona, Phoenix, and Tucson is forecast to rise at about the national pace during the next 30 

years. That implies little or no progress in closing the per capita income gap with the nation. 

Risks to the Outlook 

The alternative forecast scenarios call for Arizona, Phoenix, and Tucson to continue recovering 

from the COVID-19 downturn. The difference in the short-run is in the progress in controlling the 

outbreak. 

 

In the pessimistic scenario, the outbreak fades more slowly than under baseline assumptions, 

which delays the recovery in travel and tourism and thus the overall economy. In the optimistic 

scenario, the opposite happens.  
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In the long run, the pessimistic scenario assumes slower productivity, labor force, population, and 

capital stock growth. The optimistic scenario assumes faster growth in the main drivers of long-

term growth. Exhibit 5 shows how these different assumptions translate to projections for Arizona 

employment through 2051.  

 

Exhibit 5: Arizona Adds a Half a Million More Jobs by 2051 in the Optimistic Scenario, 

Compared to the Baseline  

 

Three Scenarios for Arizona Job Growth 

 
 

 

Human capital, typically measured by education attainment, has a significant impact on long-run 

growth. Arizona has gradually fallen behind many states in the share of its population with a 

Bachelorôs degree or more. In particular, Arizona (at 29.5%), Phoenix (at 31.7%), and Tucson (at 

31.1%) are now below the national average (33.5%) in the share of working-age adults with a 

Bachelorôs degree or more. It will be difficult for Arizona to make progress in closing its income 

gap with the nation without improving educational attainment substantially.  

 

Arizona also needs to invest in infrastructure, which ranges from highways, roads, water, sewer, 

telecommunications, airports, and border ports of entry. It is important to ensure that the state has 

the infrastructure needed to accommodate growth.  

 

Taxes and regulatory policies matter as well and the state needs to remain competitive with other 

states on that score.  

 

Climate change is leading to more extreme weather, including heat/cold waves, droughts, and 

floods. States in the West are struggling with extreme drought and this may impact water prices 

during the forecast period. While changes in the cost of water are not yet built explicitly into the 

model, these will be important trends to track in the long-run context. 

 



Appraisal Technology, LLC  21 

 

Shown next is a chart of the top 10 Phoenix Metropolitan major employers. 

 

Top Ten Employers of Arizona 

Banner Health 47,000 

State of Arizona 41,847 
Arizona State University 35,730 
Wal-Mart Stores, Inc. 33,460 
Fryôs Food Stores 21,738 
University of Arizona 20,462 
Wells Fargo & Co. 17,217 
City of Phoenix 14,858 
Maricopa County 13,933 

Intel Corp.       12,190 

Phoenix Business Journal Book of Lists 2020-2021 

 

GOVERNMENTAL FORCES:  

The State of Arizona has placed emphasis on economic development within the State through the 

Commerce Department.  The regional government, through joint efforts of the communities within 

Maricopa County, has also taken a strong favorable stance toward continued economic 

development. 

 

Phoenix and its surrounding city governments are considered progressive in their thinking, 

showing a commitment to strong neighborhood design concepts by improving the educational 

system, creating more parks and recreational facilities, building new freeway systems and 

developing major shopping areas for the individual neighborhoods that make up the Metro area.  

The entire government structure is described as well-run and dynamic. 

 

TRANSPORTATION:  

The State, as well as Phoenix, has an excellent transportation system because of Metropolitan 

Phoenix's primary ideal central location, the area is a natural regional transportation axis for the 

rest of the southwest.  Linkages within the Metropolitan area are also considered good.  

Accessibility to other locations in this area is very important as people have the option of living in 

one city and working in another. The Arizona Department of Transportation has several major 

freeways in place and/or planned for the Metropolitan Phoenix area. (The following information 

is provided by the Arizona Department of Transportation). 

 

The Pima Freeway system traverses east and west along the Beardsley Road alignment from I-17 

(Black Canyon Freeway) to the Pima Road in North Scottsdale.  

 

The Agua Fria Freeway (extension) runs east and west from the Black Canyon Freeway (I-17) 

westward to 83rd Avenue and north and south from Beardsley Road to the Papago Freeway (I-10).  

The Piestewa Parkway (extension) runs southward from the Pima Freeway at 32nd Street and 

feeds traffic from the northern portion of the Valley to Central Phoenix.  
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The Superstition Freeway is a major freeway that serves the East Valley, especially the cities of 

Mesa, Tempe, Chandler, Gilbert and Apache Junction.  This freeway system runs east and west 

from the Hohokam Expressway through the entire length of the eastern portion of Metro Phoenix 

area.   

 

The SR 202 is a partial beltway looping around the eastern areas of the Phoenix metropolitan area 

in central Arizona. It connects the eastern end of the city of Phoenix, in addition to the towns of 

Tempe, Mesa, Chandler and Gilbert, and is a vital route in the metropolitan area freeway system. 

Loop 202 currently has two designated sections along its route; the Red Mountain Freeway and 

the Santan Freeway. A third section has recently been completed and is known as the South 

Mountain Freeway, which bypasses much of Central Phoenix and runs from the eastern Interstate 

10 (I-10) near 59th Avenue to the western portion of Interstate 10 at Pecos Road. 

 

The Gateway Freeway (SR 24) was completed and opened in May of 2014. The initial phase is a 

one-mile stretch beginning at Loop 202 (Santan Freeway) near the Phoenix-Mesa Gateway Airport 

and ending at Ellsworth Road. Additional phases of this project, east of Ellsworth Road, are 

suspended until the North-South Corridor Study in Pinal County advances. 

 

The Price Freeway (Loop 101) is currently completed from the Superstition Freeway north to 

Pima Freeway (Loop 101). In addition, recently completed is the portion which transverses from 

the Superstition Freeway southward to the Santan Freeway (Loop 202). 

 

The Bob Stump Memorial Parkway (Loop 303) is the outer loop of the west side of Phoenix. The 

road begins at Interstate 10 in the far west valley then loops north to US- 60 (Grand Ave.) at 

Surprise, then east to Interstate 17. Itôs a six-lane highway between Interstate 10 and just south of 

Happy Valley Road and as a four lane freeway from Happy Valley Road to Interstate 17.  

 

The Grand Avenue (US 60) freeway construction opened several new intersections from 43rd 

Avenue to the Loop 101. 

     

Interstates 10 and 17, U.S. Highways 60, 70, 80 and 89 together with State Highways 51, 87 and 

93, go through and connect in the City of Phoenix to all areas in the west and mid-western United 

States.  In addition, construction of 249 miles of freeway has been planned for Metro Phoenix.  

This will further enhance transportation in the communities within the Valley area. 
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OTHER FORMS OF TRANSPORTATION:  

Phoenix Sky Harbor International airport serves more than 120,000 passengers with more than 

1,200 flights per day. Sky Harbor is one of the most convenient airports in the United States. It 

ranked No. 13 among U.S. airports in passenger boarding in 2018 and is served by 20 

competitively priced carriers. The airport is located in the middle of Greater Phoenix, less than 10 

minutes from downtown, and within 20 miles of almost all of our towns and cities.  

 

Phoenix-Mesa Gateway Airport is located about 30 miles southeast of Phoenix Sky Harbor. 

Gateway Airport offers commercial flights to more than 35 destinations. 

 

Convenient transportation to Sky Harbor airport comes by way of the PHX Sky Train. This 

driverless train transports Valley Metro Light Rail passengers to the airport from the 44th 

Street/Washington Street Station. The PHX Sky Train will travel between Terminal 4, east 

economy parking and 44th Street/Washington St., where it connects passengers to the Metro Light 

Rail System. 
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Light Rail  

The Valley's light rail system offers riders a speedy 26-mile ride linking Phoenix to the neighboring 

communities of Tempe and Mesa, and includes stops at attractions such as Phoenix Art Museum, 

the Heard Museum, Chase Fields, Talking Stick Resort Arena and Tempeôs Mill Avenue District.  

There are 28 stations along the line and they are adorned with 6.2 million worth of public art. The 

art work at each station reflects the character of the community where it is locations. Station 

platforms can accommodate the boarding of 600 passengers onto a three-car train within 30 

seconds between the cities of Phoenix, Tempe, Mesa and Glendale and is an integral part of a 

comprehensive Valley-wide transit system. 

 

The South Central Extension/Downtown Hub will connect with the current light rail system in 

downtown Phoenix and operate south to Baseline Road. The project also includes a hub in 

downtown Phoenix along with new stations as well as public art. 

 

Currently, more than 50,000 riders rely on light rail each day and has shown to generate economic 

prosperity for historically underserved communities in metro Phoenix. 

 

Light rail makes the unique offerings of South Phoenix more accessible to others, attracting new 

customers, businesses and jobs to the area. In 2016, the Phoenix City Council approved advancing 

the opening date of the extension from 2034 to 2023. The advancement is funded 

through Transportation 2050, a 35-year, multi-modal transportation plan approved by Phoenix 

voters, and is expected to open for operations in 2024. 

 

https://www.phoenix.gov/t2050
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METRO opened for passenger operation in December 2008.  

 

Freight rail transportation from transcontinental origins from and to the Metro area is provided by 

the Union Pacific Railway (Southern Arizona), Arizona Eastern (Claypool-Globe), Arizona & 

California (Parker, Arizona ïwestward), and the BNSF Railway Company (Northern Arizona). 

Greyhound and seven other charter bus services serve the city as well.  Public transportation is 

provided by the Phoenix Transit System, and Dial-A-Ride.  Other transportation is provided by 

interstate and intrastate truck lines, household good carriers, United Parcel Service, Purolator 

Courier Service and Air Couriers International. 

 

In recent years the communities within the Metropolitan area have become more aware of the 

environment as has the nation as a whole. Enactment of environmental legislation with respect to 

new development is seriously being taken into consideration by creating new environmental 

zoning codes to protect the outlying mountainous areas of the Valley.   
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RESIDENTIAL MARKET:  

 

The following housing statistics are provided by 

ARMLS as of September 2021. 

 

Local Multiple Listing Service (ARMLS) had 103,289 

active listings as of September 2021 across the Greater 

Phoenix area including listings under contract and 

seeking backup offers. This represents a decrease of 

1.0% compared to the previous year.  

 

Active single-family home listings from $180,000 to 

$199,999 were down 44.9% compared to the previous 

year due to poor supply.  The mid-range home listings 

from $300,000 to $399,999 were up 12.4% compared 

to the previous year.  

 

ARMLS had 83,455 homes sold as of September 2021 

across the Greater Phoenix area. This represents an 

increase of 9.6% from the previous year. 

 

 

Sold single family homes from $180,000 $199,999 

were down 42.7% compared to the previous year due to 

poor supply. The mid-range home sales from $400,000 

to $499,999 had an increase of 72.4% compared to the 

previous year.  

 

The median single-family home sale price for the 

Phoenix Metropolitan Area was $383,000 year to date 

and increase of 23.95% compared to this time last year.  

The average sale price was $486,168, an increase of 

27.28% compared to the previous year. The average 

days on market was 31 days down 39.22% from the 

previous year.  

 

 

Following are the summary statistics for single family residential sales activity within Maricopa 

County.  

 

 
  



Appraisal Technology, LLC  27 

 

Following are multiple charts relating to single family residential activity in the Phoenix 

Metropolitan Area.   
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OFFICE MARKET:  

 

The existing inventory for Metropolitan Phoenix consists of just over 191 million square feet. The 

East Valley market area encompasses the largest submarket, consisting of just over 49 million 

square feet. The Metropolitan Phoenix Office Market showed a vacancy rate in the 3rd Quarter 

2021 of 16.2%. The Metropolitan Phoenix Office Market had a year to date (YTD) absorption of 

(-1,852,506) square feet. The average rental rate ranged from $24.02 per square foot (Northwest 

Phoenix) to $28.20 per square foot (Central Corridor).  The overall average rental rate was $25.81 

per square foot on a full service basis.  

 

Shown next is a chart of the Office Market as of the 3rd Quarter 2021 as compiled by CoStar Realty 

Information, Inc.  

 

 
 

Vacancy

Market Inventory SF Vac %

12 Mo Net 

Absorp SF

12 Mo 

Delivered 

SF

Under 

Const SF

Market 

Rent/SF

Airport Area 6,472,262 14.7% -225,536 0 0 $26.25

South Tempe/Ahwatukee 7,951,593 14.6% -185,249 107,186 0 $24.86

Airport Area 14,423,855 14.7% (410,785) 107,186 0 $25.55

Midtown 13,247,927 19.7% -163,460 24,019 0 $25.21

Downtown 11,599,654 20.8% -836,794 227,113 0 $31.19

Central Corridor 24,847,581 20.2% (1,000,254) 251,132 0 $28.20

  44th Street Corridor 4,015,588 14.0% -9,498 0 0 $27.34

  Camelback Corridor 9,503,752 19.3% -354,807 4,175 251,494 $32.62

  Midtown/Central Phoenix 6,109,828 6.3% 11,215 0 0 $21.82

East Phoenix 19,629,168 39.7% (353,090) 4,175 251,494 $27.26

  Chandler 13,188,159 14.0% -155,838 335,294 164,000 $26.92

  Mesa Downtown 1,520,546 6.6% 31,485 0 0 $20.10

  Mesa East 4,843,574 7.4% 125,955 238,349 0 $22.15

  Superstition Corridor 6,668,990 12.4% -144,746 42,040 10,791 $22.41

  Tempe 19,939,950 12.2% -121,284 93,125 470,526 $29.64

  Gateway Airport/Loop 202 2,884,260 6.6% 163,366 92,294 87,358 $26.11

East Valley 49,045,479 9.9% (101,062) 801,102 732,675 $24.56

  Arrowhead 4,559,258 9.9% 187,279 141,233 0 $25.72

  North I-17 765,894 15.9% 20,256 0 0 $24.47

  Deer Valley/Airport 12,342,943 18.5% -21,445 144,000 0 $25.71

  Northwest Phoenix 11,024,805 19.6% -308,185 0 0 $20.21

Northwest Phoenix 28,692,900 16.0% (122,095) 285,233 0 $24.02

  N Phoenix/Cave Creek 154,835 1.7% 571 0 0 $23.05

  Paradise Valley 5,017,489 10.5% 40,463 13,934 0 $26.31

  Piestewa Peak Corridor 3,500,807 11.8% 58,536 0 0 $23.44

Paradise Valley 8,673,131 8.0% 99,570 13,934 0 $24.27

  Central Scottsdale 9,000,823 14.1% -196,068 0 100,000 $26.77

  N Scottsdale/Carefree 1,878,792 10.2% 46,864 0 0 $23.34

  Scottsdale Airpark 13,974,660 15.8% 237,800 635,111 150,000 $28.80

  Scottsdale South 7,540,277 14.2% -266,419 0 248,006 $28.91

Scottsdale 32,394,552 13.6% (177,823) 635,111 498,006 $26.95

  Glendale 3,599,806 13.3% 24,248 14,609 0 $25.11

  Loop 303/Surprise 2,644,427 7.5% 67,610 9,317 0 $26.09

  Southwest Phoenix 4,990,767 3.9% -6,231 0 0 $24.39

  West I-10 2,579,834 5.9% 127,406 16,002 322,628 $26.94

West Phoenix 13,814,834 7.7% 213,033 39,928 322,628 $25.63

Totals 191,521,500 16.2% (1,852,506) 2,137,801 1,804,803 $25.81

Existing Inventory
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Shown next is a historical sales activity of office buildings from 1Q 2019 through 3Q 2021 in the 

Metro Phoenix area. 
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RETAIL MARKET:  

The existing inventory for Metropolitan Phoenix consists of over 233 million square feet. The East 

Valley market area encompasses the largest submarket, consisting of just over 78 million square 

feet.  The Metropolitan Phoenix Retail Market showed a vacancy rate in the 3rd Quarter 2021 of 

5.8%. In the 3rd Quarter 2021, the Metropolitan Phoenix Retail Market had a year to date (YTD) 

absorption of 1,748,734 square feet. The average rental rate ranged from $14.94 per square foot 

(Maricopa County retail) to $24.04 per square foot (Northwest Phoenix Retail).  The overall 

average rental rate was $19.88 per square foot.  All rents are based on a triple net lease basis.   

 

Shown next is a chart of the Retail Market as of the 3rd Quarter 2021 as compiled by CoStar Realty 

Information, Inc. 

 

 
 

Vacancy

Market Inventory SF Vac %

12 Mo Net 

Absorb SF 12 Mo Delivered

Under Const 

SF

Quoted 

Rates

  Airport Area Retail 3,944,241 5.4% -23,365 10,900 0 $17.07

  South Phoenix Retail 1,842,300 4.9% -25,397 746 3,000 $17.90

Airport Area Ret 5,786,541 5.1% (48,762) 11,646 3,000 $17.49

  Downtown Phoenix Retail 8,187,953 5.5% 189,238 20,825 4,500 $19.33

Downtown Phoenix Retail 8,187,953 5.5% 189,238 20,825 4,500 $19.33

  Chandler Retail 17,102,989 6.8% 117,118 8,303 18,565 $20.39

  Gilbert Retail 16,945,325 4.1% 644,765 350,848 212,210 $21.61

  Queen Creek Retail 2,117,234 6.6% 1,086 59,657 27,181 $22.39

  Red Mountain/Mesa Retail 30,693,582 9.8% 83,830 36,423 23,242 $16.37

  Tempe Retail 8,317,439 6.4% 71,707 2,630 18,500 $19.50

  Gateway Airport Retail 2,886,437 3.9% 111,455 32,621 67,142 $22.66

East Valley Retail 78,063,006 6.2% 1,029,961 490,482 366,840 $20.49

  W Outlying Maricopa Retail 832,683 1.9% -7,769 0 0 $14.94

Maricopa County Retail 832,683 1.9% -7,769 0 0 $14.94

  East Phoenix Retail 8,836,862 7.2% -26,751 5,430 39,148 $17.37

  Glendale Retail 11,314,510 6.7% 34,475 9,600 44,700 $17.44

  N Phoenix/I-17 Corridor Retail 16,214,274 15.4% -85,789 13,950 2,500 $14.89

  Sun City Retail 3,884,869 8.3% 19,444 15,375 0 $16.40

North Phoenix Retail 40,250,515 9.4% (58,621) 44,355 86,348 $16.53

  Carefree Retail  1,841,587 7.5% 22,631 0 0 $22.42

  Fountain Hills Retail 778,078 6.0% 40,594 0 0 $17.88

  N Scottsdale Retail 14,444,338 6.1% -935,483 14,193 0 $23.94

North Scottsdale Retail 15,557,010 6.1% -154,382 10,542 15,545 $23.07

  Anthem Retail 2,683,812 4.6% -17,337 0 0 $22.21

  Central Peoria/Arrowhead Retail 10,505,852 6.2% 222,137 248,274 34,486 $23.11

  Deer Valley Retail 2,170,850 1.2% 47,126 4,070 16,100 $27.79

  Surprise/N Peoria Retail 5,747,672 4.4% 15,193 5,000 0 $23.06

Northwest Phoenix Retail 21,108,186 4.1% 267,119 257,344 50,586 $24.04

  Central Scottsdale Retail 16,767,545 4.5% 126,274 47,463 0 $29.70

  S Scottsdale Retail 3,358,039 6.2% -31,992 0 7,000 $17.81

Scottsdale Retail 20,125,584 5.3% 94,282 47,463 7,000 $23.76

  Ahwatukee Foothills Retail 3,255,764 6.5% 117,896 4,519 10,000 $21.07

  Laveen Retail 1,618,702 4.2% 7,110 2,400 7,200 $23.93

  S Mountain Retail 1,640,612 14.0% -144,247 5,809 0 $20.91

South Mountain Retail 6,515,078 8.2% (19,241) 12,728 17,200 $21.97

  Goodyear Retail 4,096,966 3.9% 111,353 28,356 0 $20.51

  Loop101/I-10 Retail 3,128,526 4.8% -41,499 7,000 14,500 $21.65

  N Goodyear/Litchfield Retail 5,411,764 4.8% -83,682 16,255 57,510 $21.75

  N Buckeye Retail 213,469 0.0% 133,271 131,550 23,104 $20.55

  S Buckeye Retail 1,591,302 3.3% 18,285 7,670 22,000 $22.63

  Tolleson Retail 2,823,132 5.3% 6,369 0 37,500 $19.46

  West Phoenix/Maryvale Retail 8,223,131 5.2% 66,981 0 0 $16.46

West Phoenix Retail 25,488,290 3.9% 211,078 190,831 154,614 $20.43

  Apache Junction Retail 2,250,159 5.8% 88,801 58,500 43,200 $16.33

  Outlying Pinal County Retail 9,021,526 9.6% 157,030 38,826 130,895 $16.88

Pinal County Retail 11,271,685 7.7% 245,831 97,326 174,095 $16.60

Totals 233,186,531 5.8% 1,748,734 1,183,542 879,728 $19.88

Existing Inventory
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Shown next is a historical sales activity of retail buildings from 1Q 2019 through 3Q 2021 in the 

Metro Phoenix area.   

 

 

 

 
 

 

 

  



Appraisal Technology, LLC  32 

 

INDUSTRIAL MARKET:  

The existing inventory for Metropolitan Phoenix consists of over 368 million square feet. The 

Southwest Market encompasses the largest Market, with a total of over 118 million square feet.  

The overall vacancy rate for Metro Phoenix is 3.82%. The Metropolitan Phoenix Industrial Market, 

as of the 3rd Quarter 2021 had a year to date (YTD) absorption of 24,659,210 square feet. The 

average rental rate ranged from $7.28 per square foot (Southwest) to $15.31 per square foot 

(Northeast Industrial).  The overall average market rental rate was $8.96 per square foot.  All rents 

are typically Modified Gross.  Shown next is a chart of the Industrial Market as of the 3rd Quarter 

2021 as compiled by CoStar Realty Information, Inc. 

 

 

 
 

Vacancy

Market Inventory SF Vac %

12 Mo Net 

Absorp SF

12 Mo 

Delivered 

SF

Under Const 

SF

Market 

Rent/SF

  North Airport 14,182,668 3.9% 595,862 137,596 0 $11.16

  S Airport N of Roeser 15,356,550 3.6% 357,884 0 0 $10.65

  S Airport S of Roeser 4,531,089 0.4% 167,686 0 0 $10.87

  SC N of Salt River 16,127,514 4.5% 383,677 0 207,701 $9.65

  SC S of Salt River 2,650,776 6.3% 80,623 17,100 0 $9.41

Airport Area 52,848,597 3.7% 1,585,732 154,696 207,701 $10.35

  Central Phoenix 4,592,651 3.3% 18,536 0 0 $13.68

  Scottsdale Airpark 6,754,953 4.6% 197,308 0 0 $16.02

  Scottsdale/Salt River 5,490,532 0.4% 145,266 0 0 $16.24

Northeast Industrial 16,838,136 2.8% 361,110 0 0 $15.31

  Deer Valley/Pinnacle Peak 18,364,788 2.5% 1,052,475 506,686 427,736 $12.75

  Glendale 21,677,186 15.0% 5,617,885 7,491,885 8,703,008 $8.50

  Grand Avenue 13,522,745 1.5% 165,422 0 736,843 $8.30

  North Black Canyon 4,674,050 1.6% 165,301 0 0 $11.54

  W Phx N of Thomas Rd 8,180,193 2.1% 204,290 0 0 $8.14

  W Phx S of Thomas Rd 7,120,530 3.0% -25,117 0 0 $8.15

Northwest Phoenix 73,539,492 4.3% 7,180,256 7,998,571 9,867,587 $9.57

  Chandler/Airport 5,420,348 8.5% 1,173,971 739,239 1,517,709 $11.23

  Chandler 22,599,851 5.0% 559,541 0 862,556 $11.43

  Chandler/N Gilbert 24,647,923 5.9% 2,450,234 1,294,322 3,936,720 $11.07

  Falcon Fld/Apache Jct 5,780,098 2.3% 434,640 125,744 185,101 $12.72

  Mesa 7,762,792 2.3% 51,853 0 0 $10.44

  Tempe East 6,838,732 1.8% 214,814 60,000 0 $11.75

  Tempe Northwest 11,108,873 2.9% 144,365 0 314,687 $11.29

  Tempe Southwest 21,944,569 4.2% 821,562 0 0 $10.30

Southeast Industrial 106,103,186 4.1% 5,850,980 2,219,305 6,816,773 $11.28

  Goodyear 22,167,213 19.7% 4,236,243 5,793,207 4,606,688 $7.03

  SW N of Buckeye Rd 34,393,271 2.1% 1,798,161 95,362 2,918,894 $7.12

  SW S of Buckeye Rd 19,082,911 4.1% 479,378 168,312 545,534 $7.81

  Tolleson 43,223,838 6.1% 3,167,350 890,929 2,073,262 $7.18

Southwest Industrial 118,867,233 8.0% 9,681,132 6,947,810 10,144,378 $7.28

Totals 368,196,644 3.82% 24,659,210 17,320,382 27,036,439 $8.96

Existing Inventory
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Shown next is a historical sales activity of industrial buildings from 1Q 2019 through 3Q 2021 in 

the Metro Phoenix area.   

 
 

PINAL COUNTY:  

 

Pinal County was formed from portions of Maricopa and Pima Counties on February 1, 1875, in 

response to the petition of residents of the upper Gila River Valley, as ñAct #1ò of the Eighth 

Territorial Legislature. Florence, established in 1866, was designated and has remained the county 

seat.  
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The County encompasses 5,371 square miles, of which 30 are water. In both economy and 

geography, Pinal County has two distinct regions. The eastern portion is characterized by 

mountains with elevations to 6,000 feet and copper mining. The western area is primarily low 

desert valleys and irrigated agriculture. The following data is the most up to date information from 

the United States Census Bureau and the University of Arizona Economic and Business Research 

Center for Pinal County.   
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 Source: University of Arizona Economic and Business Research Center 
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MAJOR EMPLOYERS:  

 

The major employers for the area include: Abbott Labs, Albertsonôs, Apache Junction Health 

Center, Apache Junction Schools, Arizona State Prison, Asarco, Bashaôs, Casa Grande Regional 

Medical Center, Casa Grande Elementary School District, Casa Grande Union High School 

District, Casa Grande Valley Newspapers, Central Arizona College, City of Apache Junction, City 

of Casa Grande, City of Eloy, Coolidge Unified School District, Corrections Corp. of America, 

Eloy Schools, Evergreen Air Center, Flying J Truckstop, Frito-Lay, Fryôs Food & Drug, Gila River 

Indian Community Government Farms, Harrahôs Ak-Chin Casino, Hexcel Corp., Holiday Inn, 

Hunter Douglas Wood Products, K-Mart, Mayville Metals, Mulay Plastics of Casa Grande, Pinal 

County, Regional Care Services Corp., Safeway Supermarkets, Sun Life Family Health Center, 

Tanger Outlet Center, Truckstop of America, Wal-Mart, Westile Roofing Products. 

 

SCENIC ATTRACTIONS:  

 

The County is home to many interesting attractions, including the Old West Highway 60, Casa 

Grande Ruins National Monument, Picacho Peak State Park, Picacho Reservoir, Boyce Thompson 

Southwestern Arboretum, Oracle State Park, and Columbia Universityôs Biosphere II, McFarland 

State Park, Lost Dutchman State Park, Skydive Arizona, the worldôs largest skydiving drop-zone, 

and the Florence Historical District, with 120 buildings on the National Register. 

 

SUMMARY AND CONCLUSION:  

 

This area's location is just south of the metropolitan Phoenix area and is defined as an area of 

affordable housing, cultural and recreational amenities, and economic diversity as it experiences 

growth and is expected to enjoy increasing job opportunities.  

 

The State of Arizona and regional governmental agencies have a forward looking, progressive attitude 

toward more mutual and joint efforts at economic development in the Metropolitan and surrounding 

areas. However, even in the midst of such economic turmoil the cost of living in Phoenix metropolitan 

and surroundings cities can still be viewed as a bright spot. Though residents have seen an increase 

in the price of day-to-today expenses, the area remains one of the more affordable places to live and 

work in comparison to the rest of the United States. It is in part because of our cost of living that we 

continue to see individuals and businesses choose Phoenix and surrounding cities as a relocation 

destination. 
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NEIGHBORHOOD MAP  
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NEIGHBORHOOD DATA ANALYSIS  

This section involves an analysis of the environmental, economic, social and governmental forces 

within the subject neighborhood. 

 

An area of influence is commonly called a "neighborhood", is defined as a group of complementary 

land uses; a congruous grouping of inhabitants, buildings, or business enterprises or can be A 

developed residential super pad within a master planned community usually having a 

distinguishing name and entrance.  (Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. 

(Chicago: Appraisal Institute, 2015).  
 

The neighborhood analysis is the objective analysis of observable and/or quantifiable data 

indicating discernible patterns of urban growth, structure, and change that may detract from or 

enhance property values; focuses on four sets of considerations that influence value: social, 

economic, governmental, and environmental factors.  Appraisal Institute, The Dictionary of Real Estate 

Appraisal, 6th ed. (Chicago: Appraisal Institute, 2015). 
 

Neighborhood boundaries identify the physical limits of a neighborhood, which may be delineated 

by natural, man-made, or geopolitical features. Appraisal Institute, The Dictionary of Real Estate Appraisal, 

6th ed. (Chicago: Appraisal Institute, 2015). 
 

The neighborhood which is described as that area beyond which a change in land use would not 

affect the subject property site, is an area bounded on the North by Ray Road alignment, on the South 

by Germann Road, on the West by Ellsworth Road and on the East by Ironwood Road in Pinal 

County, Arizona.  The major arterials for the area include Pecos Road to the southwest, Ray Road 

to the northwest and, Ironwood Road to the east. Gateway Highway (State Route 24) is currently 

under construction adjacent to the south of the property and will be a major roadway for the area 

upon completion.  

 

Refer to the Neighborhood Map on the preceding page illustrating the subject in relation to the 

boundaries of the neighborhood. 

 

Overall, the subject is located in an area that consists mainly of residential uses along the secondary 

streets and commercial uses along the major roadways.  

 

Single Family Residential 

The appraiser researched the subject zip code (85212) to determine single family residential supply 

and demand factors. According to Arizona Multiple Listing Service the current single-family 

median sales price is up by 29.44% compared to the same time period last year. The median list 

price for homes in the subjectôs zip code was up 28.45% from the previous yearôs median list price.  

Absorption rates for single family homes are up 59.15%. 

 

Following are the summary statistics for single family residential sales activity within the subjectôs 

zip code.  
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Following are multiple charts relating to single family residential activity in the subjectôs zip 

code including: 

- Number of listings 

- Listing Prices 

- Absorption Rate, in Months 

- Sold to List Ratio 

- Days on Market 

- Price Volume 

 



Appraisal Technology, LLC  40 

 

 
 

  




















































































































